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PREFACE
The primary purpose of this study is to explore and
analyze the Oakland Drive Neighborhood Area, its feelings,
opinions, attitudes and character.
are its primary resource.

The people of the area

The individuals live, work,

play, rest, raise families and retire in the area.

It is

their neighborhood and the future of the area is of vital
concern to them and their children.
Based upon the analysis and evaluation of the p e o p l e ’s
wants, needs and desires for the future of the Oakland
Drive Neighborhood Area, a comprehensive development plan
is produced.

This broadly based plan comprises the secondary

purpose of the study.

The plan, while schematic in c o n 

tent, considers the principal elements of development:
land use, population, economy, transportation, physical
environment, utilities, and community facilities.

In

addition, the plan goes well beyond a typical planning
framework in the extent to which attitudes of the citi
zenry of the study are considered.
A comprehensive development plan involved looking
toward the future and attempting to estimate future
requirements which will be placed on the physical land
scape of the study area.

Had such study and planning
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been undertaken in the past, it is possible that many of
the areas fine older homes and residential areas would
still be intact today.

With proper planning, for example,

the problems associated with a five land South Westnedge
Avenue could have been avoided.

The avoidance of such

problems along Oakland Drive is of paramount concern in
the preparation of a comprehensive development plan.

The

subject of widening Oakland Drive to five lanes has been
discussed at City Hall.

If the neighborhood does not

take action to protect its status, a change of this sort
could occur in the foreseeable future.

The comprehensive

development plan could form the basis for the neighborhood's
opposition to the widening of Oakland Drive.
The basic procedure of the study has been to gather
data on neighborhood opinion and to combine the collected
data with standard planning criteria to formulate a
Neighborhood Comprehensive Development Plan.

It is felt

that the high degree of citizen input will result in
citizen support for the plan and willingness to work toward
its implementation.
The plan, so formulated, will be presented to the
Oakland Drive Association upon completion.

This neigh

borhood citizen-based group can then utilize the document
for future planning in their neighborhood.

iii
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It is the expressed desire of the author that this
plan will be of practical use to the residents of the
study area in a variety of ways and for some time to come.
The author wishes to acknowledge the assistance he
has received in the preparation of this paper, without
which this text would not have been complete:

the City

of Kalamazoo Administrative Officer, the Oakland Drive
Association, the Graduate College Faculty, Professor
George Vuicich as Thesis Advisor, and Ms. Susan Machinski
as typist.
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PART ONE
THE AREA AND ITS ATTITUDES
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CHAPTER I
INTRODUCTION AND BACKGROUND
Study Area
Oakland Drive is an arterial thoroughfare in the
Kalamazoo Metropolitan Area, Kalamazoo County, Michigan.
Its alignment is in a north-south direction beginning
at its intersection in the City of Kalamazoo with
Stadium Drive - Michigan Avenue to the north and
terminating at Shaver Road, approximately eight miles
to the south in the City of Portage.

The Oakland

Drive Neighborhood, the focus of this study, is an
area along both sides of Oakland Drive between Howard
Street and Kilgore Road (southern city limits of
the City of Kalamazoo line) and comprises that area
of the local landscape which influences the two mile
length of Oakland Drive, and which in turn is influenced
by the thoroughfare.

This two mile length of Oakland

Drive is entirely within the City of Kalamazoo.

The

accompanying map (Figure 1) indicates the location of
the study area within the Kalamazoo Metropolitan Area.
That segment of the study area to the east is approx
imately one-half mile from Oakland Drive.

This section

of the neighborhood is almost completely developed

2
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Figure 1
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and occupied with less than 10 percent of its developable
land remaining vacant.

It has maintained a high level of

influence upon Oakland Drive over a long period of time.
Unless there is significant redevelopment, this level of
influence will not change appreciably in the future.

The

segment of the neighborhood to the west of Oakland Drive
comprises 70 percent of the land area in the neighborhood.
The distance from Oakland Drive to the western boundary
is 1.75 miles

which is over three times the distance to

the eastern boundary.

The land area in the western

section is substantially undeveloped (Figure 2).

Moreover,

there is increasing pressure to develop this area even
though much of the undeveloped land is now in public owner
ship.

Thus, the western segment is seen as an area of co n 

siderable potential influence on the Oakland Drive thorough
fare.
The boundaries of the study were established with
consideration of the following factors that determine
the relationship and degree of mutual influence between
the neighborhood and the Oakland Drive thoroughfare:
(1)

the access of the area to the public and commercial
land use services along Oakland Drive;

(2)

the land area contained in the defined 1970 Census
Tracts of the study area;

(3)

the access of the neighborhood residents beyond the
study area; and
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(4)

the social, economic, religious, and political links
between the study area population, and the remaining
population of the metropolitan area.

Physical Landscape
The Oakland Drive Neighborhood has a very attractive
physical setting.

There are three sizable lakes

(Woods,

Asylum, and Whites Lakes) and five smaller lakes or ponds
along the two branches of Portage Creek which drain the
area.

The lakes and streams are geologically middle-aged,

and their natural aging processes have produced numerous
attractive meadow lands.

Pikes Pond and Kleinstuck Marsh

and Pond, once connected to the Axtell Creek branch of
Portage Creek, are now landlocked without surface
drainage.

In several hundred years these ponds will

become meadows if left to natural processes.

Arcadia

Creek flows north and drains the extreme northern portion
of the study area.
The soils of the area, products of glacial
deposition, are composed of sands and gravels.

The sur

face soils are more organic in nature with a higher loam
content.

Significant deposits of clay do exist in the

study area, mostly in upland portions.1

Muck soil

is evident around the ponds and along the natural
drainage courses serving the ponds

(Figure 3).
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Topography in the area is variable.

The local relief

is rolling with hills and meadows predominating.

In the

western portion of the study area along Parkview Avenue,
from Twelfth Street to one-half mile east thereof, there
are flat prairie lands.

This exception notwithstanding,

almost 80% of the study area has a variable landscape.
The drainage of the area is westward, away from the
Kalamazoo River Valley.2

A ridge exists along the

route of Oakland D r i v e , separating the two branches of
Portage Creek.

The elevation of the ridge is over 900

feet above sea level as shown in Figure 4.
The climate of the area, typical of the Michigan
Peninsula, is mild and humid with a mean annual temper
ature of 50° F. and a mean annual precipitation of about
35 inches.

Lake Michigan has little effect, as it is

about 35 miles to the west.

The study area receives

only slightly more snowfall due to the proximity of the
lake and little extension of the growing season.
The Oakland Drive area has abundant groundwater
supplies being located in a natural water recharge area.
Little need exists for drinking water because of the
availability of city water supply and distribution mains
throughout the area.

The groundwater can be found at

depths of 2 to 100 feet at various locations along Oakland
DTive.3
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The natural vegetation of the area appears originally
to have been hardwood forests and meadows of grass and
brush.
denuded.

Since settlement, much of this vegetation has been
Hardwoods are still predominate in the neighbor

hood, but are generally second or third growth species.
Nevertheless, some isolated areas of virgin growth still
exist.
Community Facilities
While the natural attributes of the study area are
many, they do not diminish the man-made attributes.

The

latter are in the form of community facilities serving
the residents of the area.

Some of these facilities are

located within the study area, while others provide
service from beyond the study area.

The state and federal

facilities are situated outside the study area, although
a sizeable portion of the state lands connected with the
Kalamazoo State Hospital do lie within the study area.
The City of Kalamazoo supplies police protection to
the area through patrol units from its main station in
the 200 block of West Lovell Street.

This location is

approximately 2.5 miles from the center of the study area.
The area is provided fire protection by a six bay station
on the north side of Howard Street, in the northeast
quadrant of the Howard-Oakland intersection.

A future

fire station is planned near the center of the study area,
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but its construction has not been scheduled by the city
administration.
Public Health and Welfare facilities are supplied by
Kalamazoo County and are located near the core area of
the City, approximately 2.5 miles from the focal point of
the study area.

Bronson Methodist Hospital is also

located in the city's core area.

The community's other

major hospital, Borgess Hospital, is located on Gull Road,
approximately five miles from the study area.

State

mental hospital facilities are situated adjacent to the
north of the study area.

There are several local doctor

and dentist office facilities in the Oakland Drive area,
and these are situated predominately along Whites Road.
Most of the cultural facilities that serve the area
are principally located in the downtown core city area:
the civic theater, the main library, the art center, and
the museum.

The Kalamazoo library traveling bookmobile

makes a weekly stop at the intersection of Oakland Drive
and Whites Road to serve area residents with limited
mobility.

There are several church and school facilities

in the neighborhood which serve as social meeting places.
Kalamazoo College and Western Michigan University are
adjacent to the study area on the north and west.

Many

of the employees of these institutions reside in the Oak
land Drive neighborhood.
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The study area has several recreation facilities w i t h 
in its boundaries

(Table 1).

The Woods Lake Beach has r e 

cently been improved by the City of Kalamazoo Parks and
Recreation Department.

This beach is satisfactory in sum

mer, but the water quality tends to deteriorate by late
summer; crowding is sometimes a problem.
Woods Lake is a public playground.

To the west of

It has no equipment.

This site is identified in the Kalamazoo County Plan as
Kensington Playfield.

All of the public schools

in the

neighborhood have some type of playground and recreation
equipment for all ages, from swings to ball fields or
tennis courts.

Several of the most distinctive recreation

facilities in the metropolitan area are located in this
study area:

the YMCA, the Kalamazoo Country Club, and the

Kleinstuck Preserve.

The first two are private and for

members only, or require a users’ fee.
48 acre biological preserve.

Kleinstuck is a

It is located off the south

east quadrant of the Whites Road and Oakland Drive inter
section and adjacent to the YMCA on the north (Figure 5).
The Kalamazoo School District serves the entire study
area.

Three public elementary schools

(Winchell, Hill-

crest and Oakwood), two public junior high schools

(Oak-

wood and South), and the privately operated Kalamazoo
Christian High School are situated in the neighborhood.

Reproduced with permission of the copyright owner. Further reproduction prohibited without permission.

13

Table 1
Neighborhood Community Facilities*

Type

Symbol

Facility Name

Schools

S-l
S-2
S-3
S-4
S-5
S-6

South Junior High School
Christian High School
Winchell Elementary
Oakwood Junior High School
Oakwood Elementary
Hillcrest Elementary

Parks

P-l
P-2
P-3

Kleinstuck Preserve
Woods Lake Beach
Kensington Park

Health §
Welfare

H-l
H-2
H-3

Kalamazoo State Mental Hospital
Kalamazoo Fire Station
Lakeside Training Home

Social
Recreation

X-l
X- 2

Kalamazoo YMCA
Kalamazoo Country Club

* See following page
each facility.

SOURCE:

(Figure 5) for location of

Kalamazoo Metropolitan County Planning
Commission Community Facilities Inventory, 1965
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Most children using these schools did not have to cross a
major street to travel to school; however, with crosstown
busing, this has changed somewhat.

Both the new Kalamazoo

Central and Loy Norrix High Schools serve the neighborhood,
with most of the students going to Loy Norrix.^
The developed portion of the study area is served by
most public utilities; natural gas, electric, water, san
itary sewer, and in some instances storm sewers.

Generally

areas with curbs and gutters along their streets have storm
sewers while other areas do not.

The service level of thes

utilities, aside from storm sewers, are good to excellent.^
However, there is a long-range problem in sanitary sewer
treatment of wastewater.

While the treatment plant itself

is not located in the Oakland Drive area, its problems are
of direct concern to area residents since local costs will
be a burden to all users.

The present plant discharges

directly into the Kalamazoo River.

The Michigan Water

Resource Commission ordered that this discharge be stopped.
It has been estimated the cost to the local community for
the work will be over $30,000,000.

Facilities for

collection of wastewater and transmission to the plant
provide excellent service with little problem, but the
treatment of wastewater is a major community pr o b l e m . ^
Transportation
The traffic volume is high along the primary neigh-
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borhood streets of the study area.

Oakland Drive carries

more traffic into the downtown core area than any other of
the neighborhood streets, including the five lane Stadium
Drive.7

The traffic volumes along the north-south streets

are over twice the volumes on the east-west streets.
These data indicate that the principal deficiencies
in the existing street network are along the northsouth right-of-ways.

The situation presents a problem

for the neighborhood, since Oakland Drive has the highest
volume and traverses the neighborhood in a north- south
alignment.

Oakland Drive is two lanes wide for most

of its length through the study area.

The City of

Kalamazoo Department of Public Works has proposed
that Oakland Drive be widened to five lanes for its entire
length in the City.

It is the belief of many local

residents that the increases in traffic, the loss of
natural vegetation, the increased levels of noise, and
the overall desirability of residing along side a fivelane thoroughfare will combine to destroy the Oakland
Drive Neighborhood.
Population Characteristics
The standard of living of the Oakland Drive area
residents falls well within the middle class range.

More

than 85% of those residents live in single family dwelling
units, the majority of which were built prior to World War
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II

( T a b le

2).

About 50% of the families in the study

area moved into their homes since 1965.

The 1970 Census

(Figure 6) indicates that about 85% of all housing units
are owner-occupied.

The median value for these units is

$29,600, with 14 units listed for sale in 1970 and 63
units vacant.

The median monthly rent for the 472 rental

units is $125.00 per unit.

These data indicate that the

area is a stable single-family neighborhood, combined
with older homes which have been converted to two or
more units.

The persons who reside within the area have

all such modern conveniences as public sewer and water,
indoor plumbing, gas, and electricity (Table 3).
The labor force characteristics for the area indicate
that the residents are primarily employed in professional,
clerical and administrative fields.

Sales, operatives,

and service workers also rank high.

These occupations

are all classed as white collar, and comprise 85% of the
study area labor force, while craftsmen are included as
12% of those employed (Table 4).
The average household has 3.1 persons, with 85% of
those households operating as family units of two or
more people.

The median years of school completed for

the average person in the neighborhood is 14.1 years,
with slightly over 50% having completed college (Table 5).
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Table 3
1970 Census Study Area Housing Characteristics

Census Tract

12

All Housing Units
633
Owner Occupied
474
Renter Occupied
146
Vacant
14
2
For Sale
--Median Price Asked
For Rent
6
Median Rent Asked
$143
Median Number of Rooms
6.4
Inadequate Plumbing Facilities
1
Median Value per
Housing Unit
$26,000
Median Rent per
Housing Unit
$120

16.01

16.02

Mean/Total

6.4
1

11
$90
5.0
16

406
249
144
13
2
$38,800
11
$156
5.2
7

2,645
2,112
472
63
14
mean $29,600
30
mean
$118
mean
5.7
25

$32,200

$11,500

$22,000

mean $22,392

$97

$163

$124

736
676
46
14
6
$25,000
2
---

870
713
136
22
4

17.01

---

mean

$125

ts)
O
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Table 4
1970 Census Study Area Labor Force Characteristics

Census Tract
Labor Force

12

16.01

16.02

17.01

Total

688

1,031

1,093

523

3,335

270
129
57
81
36
38
7

387
163
97
130
46
59
26

36
11

75
__ 4

126
88
68
204
157
242
47
4
96
2

129
86
51
94
36
43
10
2
55
3

912
466
273
509
275
382
90
6
262
20

665

987

1,034

509

3,195

Occupation
Professionals
Administrators
Sales
Clerical
Craftsman
Operatives
Laborers
Farm Workers
Service Workers
Private
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Table 5
1970 Census Study Area Population Characteristics

Census Tract

16.01

16.02

17.01

Mean/Total*

619
2.19

722
3.50

848
3.06

393
2. 89

mean

All Families

483

671

707

318

2,179

Native Born
Foreign Born

1,724
77

2,473
55

2,49 5
102

1,070
79

7.762
313

26
232
490
15.4

48
299
720
16.1

169
500
158
12.2

46
196
161
12.9

289
1,227
1,529
mean 14.0

576
18
36
32

899
12
31

892
65
6
18

465
14
22
6

2,832
109
64
87

662

942

981

507

3,092

Head of Household
Persons/Household

Education Completed
Elementary
High School
College
Median Years School
Work Trip Transportation
Auto
Bus
Walk
Work in Home

12*

2,582
3.10

* Percentage totals within the study area
$ Weighted total based on percentages
to

to

23
Over 91% of the residents drive to their place of work in
private automobiles, while only 3% use public transportation
available in the form of metro transit buses.
The study area is predominately white with only 0.4%
non-white.
35-44 years.

The median age of the residents is between
Over 38% of the 8,100 residents are school

age or younger, with only 9% senior citizens.

While the

percentage of population over 65 is lower than the national
average, the percentage of those receiving social security
benefits is higher than the average at 20%

(Table 6).

This would indicate that there are a number of early
retirees or disability payees in the study area.
The mean income is $17,697.00, while the median
income is $14,098.00.

This might suggest that there are

more significantly higher incomes in the study area than
incomes lower than $14,098.00.

The median is still about

$2,500.00 above the 1970 median income for Kalamazoo
County (Table 7).

Even with the substantially higher

mean income, 2.6% of the households are below the poverty
level.

Complete 1970 census data for the four census

tracts of the study area are enumerated.
Existing Land Use Potentials
The consideration of potential land uses in the study
area has been limited to those most appropriate alternative
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Table 6
1970 Census Study Area Population

Census Tract

Race
White
Negro
% Negro
Age Groups
Under
5 yrs.
5 to 9 y r s .
10 to 14 y r s .
15 to 18 y r s .
19 to 24 y r s .
25 to 34 y r s .
35 to 44 y r s .
45 to 54 y r s .
55 to 59 y r s .
60 to 64 y r s .
65 to 74 y r s .
75 y r s . ;and over

12*

16.01

16.02*

17.01*

Total**

1,801
1,782
8
0.4

2,528
2,502
7
0.3

2,610
2,598
6
0.2

1,150
1,130
11
1.0

8,089
8,012
32
1.9

123
161
194
159
99
219
220
220
96
86
148
78

134
243
368
289
102
174
402
423
124
99
127
43

231
264
284
221
195
313
285
295
130
126
179
86

81
100
113
116
92
161
134
149
57
48
67
35

569
768
959
785
488
867
1,041
1,087
407
359
521
242

1,803

2,528

2,609

1,153

i

* Percentage totals within study area
** Weighted totals based on percentages
*** Rounding Error .00049

8,093***
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Table 7
1970 Census Study Area Income Characteristics

Census Tract

Less than $ 2,999
$ 3,000 - $ 5,999
$ 6,000 - $ 7,999
$ 8,000 - $ 9,999
$10,000 - $11,999
$12,000 - $14,999
$15,000 - $24,999
$25,000 - $49,999
$50,000 - more
Median Income
Mean Income
Poverty Level
Percent Families
Percent Social Security
Mean Value/Unit
Renter Occupied
Mean Gross Rent

12

16.01

16.02

17.01

Mean/Total

4
25
31
49
42
57
143
85
27
$16 ,678
$20 ,459

10
42
15
71
51
82
196
153
43
$18,087
$21,569

44
64
114
133
65
114
91
43
22
$ 9,879
$13,590

17
29
30
35
35
48
83
35
11
$12,966
$16,761

75
160
190
288
193
301
513
316
103
mean $14,098
mean $17,697

0.5
31.4

0.6
0.0
$14,700

4.6
35.7
$20,000
14
$158

5.3
20.6
$10,900
16

mean
2.6
mean
20.0
mean $13,050
40
mean
$158

-------

10
—— —

------—

—

“ —“

to

cn

land use configurations compatible within the area with
regard to topography, facilities, and attitudes of
residents.

The land use potentials presented here

after are alternative land use designs that have been
considered most appropriate and logical for development
in the study area.
The area has no existing industrial development
primarily due to a variable topography unsuited for
intensive industrial use.

Area utilities are designed

for residential use or loading, not industrial use.
For these and other reasons such as transportation
and zoning considerations, the potential for industrial
development within the area has not been considered in
this report as an alternative for future growth.

The

major existing land use categories in the neighbor
hood are (1) residential,

(2) public, and (3) limited

commercial serving the residential development in the
neighborhood (Figure 7).

To consider extensive

change from these uses is unrealistic, since the
development of the area's landscape is already well
established.

Major commercial development is also

eliminated as an alternative.

Thus, we have three

basic land use categories with which to formulate
alternative land use potentials.

There are obviously
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Figure 7
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three-squared alternative potentials, if we hold some
constant and permit other affected levels of change.
The listing presented here are those alternatives
which are practical, probable, possible or acceptable
with the goal and policy statement of the neighborhood.
The types of land use development potential con
sidered are presented hereafter by their category.
Residential Land Use Alternatives
a.
b.
c.
d.
e.
f.
g.
h.
i.

permit
permit
permit
permit
permit
permit
permit
permit
permit

single-family development
duplex development
limited apartment development
intensive apartment development
mobile home park development
a mixture
of "a" and "b"
a mixture of "a" and Mc"
a mixture
of "a", " b " , and "c"
a mixture of "a” , "bM , and "d"

As the present zoning allows only for alternatives
"a", "b", and "c", alternative Mh M seems the most logical.
Public Land Use Alternatives
a.
b.
c.
d.
e.
f.
g.

retain all existing public lands as public
acquire additional public lands
release some public land for development
develop all public land for intensive
public use
develop some public land for intensive
public use
release all lands for development
combinations of "b", "c", ”d", and "e"
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The alternatives "a" and "g" appear to be reason
able under the present zoning, but alternatives "b" and
"e" are also noteworthy reflecting post development trends.
Commercial Land Use Alternatives
a.
b.
c.
d.
e.
f.

stop all future commercial development
permit limited neighborhood service
development on any site
permit limited neighborhood services on
any site
permit limited neighborhood service
development at selected locations
permit intensive neighborhood service
development
permit community level commercial
development

The existing zoning now allows limited expansion of
the present neighborhood commercial areas, therefore,
alternative "c" seems most likely.

However, alternative

"d" has some merit and may occur at a future date.
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CHAPTER II
EVALUATION OF PUBLIC ATTITUDES
During late 1972 and early 1973 a Community A t t i 
tude Survey was conducted by the City of Kalamazoo
Planning Department in conjunction with Dr. Ernest Stech,
Assistant Professor of Communication Arts and Science at
Western Michigan University.

This study was based on a

sample of 400 interviews conducted by census tracts of
the City of Kalamazoo.

This citizen survey was to deter

mine the kind of city the residents of Kalamazoo really
wanted.

The survey was to serve as the basis for future

recommendations for planning implementation programs.

The

purpose of this survey was to gather data on the issues,
persons, or physical factors important to the people living
0

in the City of Kalamazoo.

It was an open-ended question

survey conducted by phone.

Not all respondents answered all

questions, so the total responses per question are not
necessarily equivalent.
Four questions were asked through a telephone inter
view of randomly selected citizens of the City of Kalamazoo.
The recorded responses to the questions were tabulated on
the following pages of this study for those census tracts
which comprise the Oakland Drive Neighborhood (Tables 8,
9, 10 and 11).
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The survey was designed to "act as an information
guide to aid in the formation of sound planning princi
ples."^

Some general conclusions evident from the survey

related to the City as a whole, rather than to specific
census tracts, are hereafter discussed.

It was concluded

that the citizens of Kalamazoo wanted stricter land use
and zoning codes, long-range planning, and downtown
stabilization through concentrated efforts of the city.
Particular concern was expressed about the future expansion
of the downtown mall.

With the mall becoming the hub of

activity, many respondents indicated that pleasant and
reasonably priced housing should be developed within the
core area.

Regard for the appearance and attractiveness

of the main thoroughfare entrances into the city was
mentioned.

Strong concern for human resources and social

policy was indicated, particularly with respect to race
relations and the elderly.
Kalamazoo was seen as an ideal city.

Its size p e r 

mitted the social, cultural, educational and service
advantages of a large city, yet with ease of access to
the countryside within the metropolitan area.

The c ul

tural, educational, environmental base was seen as the
strongest positive attributes of Kalamazoo, with crime
and violence the strongest negative attributes.

The lack

of a uniform level of city services and high tax rates
were defined as the greatest problems.10
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The following pages summarize the responses by the
principal categories.

The general summary is followed

by a tabulation of the questionnaire results for each of
the census tracts in the study area.
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Question I
What do you like most about Kalamazoo?

Cultural Activities, 'Opportunities
The Civic Theatre, Symphony, Art Center, Etc., in
addition to the university and college cultural
events are a strong asset to the City.

Education
The presence of Kalamazoo College, Nazareth College,
Kalamazoo Valley Community College, and Western M ichi
gan University as well as the public and private
school systems are an asset to the City.
Specifically
mentioned were the public schools, school system,
community schools, adult education opportunities and
upper education facilities.
Size of City
The survey indicated that the present size of the City
is ideal for many people as it has the benefits of a
large City (shopping, stores, transportation, etc.)
combined with the advantages of a small town (proximity
to rural areas).
Malls
Both the downtown mall and the outlying malls are con
sidered a strong asset to the City.
Specific reference
was made to the ease of getting to the downtown mall,
the free parking at the outlying malls, the variety of
stores and the convenience of the stores and shopping
centers.
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Table 8
Responses by Census Tract to OCP Survey Question I

Categories
12

16.01

Census Tracts
16.02
17.01

Cultural Activities
Education, Schools
Education Higher
Size of City
Malls, Shopping
General References
Outlying Malls
Neighborhood Stores
Friendliness of People
Beauty
Parks, Green Space
Nature Center
Employment
Recreation Activities
Layout of City
Churches
City Government
Citizen Concern
Medical Facilities
Suburban Living
Home, Hometown
Unspecified Positive
General Atmosphere
Unspecified Negative
No Response
Miscellaneous

_5

_2

__

_2

25
7
8
12
1
3
3
0
6
4
2
2
6
7
6
2
2
3
0
1
3
14
3
1
2
9

Census Tract Totals

44

28

20

40

132

5
2
4
5

7
1
1
2

1

2

4
1
1
2

9
3
2
3
1

Total

3
2
1
1
7
2
1
2

1
1

1
2
1
1
1

2
1
1

3
1
1
3
2
1

1
1

1
4
1

5
2

1
1

1
4
1

2
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Question II
What do you like least about Kalamazoo?

Taxes, Tax Structure
The survey indicated that the tax levels and structures
were problems for people.
Specifically mentioned was
the excessive taxes for senior citizens.
Streets, Street Repair, Roads
Chuckholes, poor repair and rough streets were trouble
some for many people.
Schools, Education, Busing
The school system is seen as a mixed blessing. Most
people seemed to separate the busing issue from the
quality of education.
Comments were made on the low
quality of schools or teachers and the need for
improving the school system.
Traffic Patterns, One Way Streets
Comments were referred mainly to the downtown area and
to areas with curving or diagonal streets. A few
commented on the difficulty of getting around.
Crime, Violence and Law Enforcement
Comments related to the lack of feeling safe at home
and on the streets.
Several comments were directed
at the lack of agreement on the way laws are enforced
and on the slowness of courts.
Deterioration, Rundown, Dirty, L itter, M e s s y ,. Disrepair
The rundown littered look of the downtown, north side,
east side the respondent's neighborhood were
noted negatively.
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Table 9
Responses by Census Tracts to OCP Survey Question II

Categories

Census Tracts
12

8
Taxes, Tax Structure
6
Streets, Street Repair
Schools, Education
Busing
4
Traffic Patterns
1
Crime, Violence
1
Deterioration, Litter
Lack of City Services
2
Lack of Activities
Recreation
2
Parking, Traffic
1
Weather
2
Racial Problems
Pollution-Air, Water
4
Zoning, Planning
2
Jobs, Working
Conditions
Inconvenient, Poor
Shopping
2
Size to Big
1
Lack-Adequate Housing
1
People Unfriendly
Lack of Civic Pride
Factories
2
Expensive of Living Cost
Outlying Malls
Trains Crossing
Streets
Miscellaneous
5
No Response
C a n ’t Think of Any
_2
Census Tract Totals

46

16.01

16.02

17.01

Totals

4
1

4

5
3

1
2

4
1
1
1
2

1

2
3
3
1

1

1

_1

_3

17
14
0
9
2
4
3
7
0
4
4
5
2
4
4
0
1
0
3
3
2
1
0
3
1
0
0
0
5
2
__ 6

14

34

106

1
2
1
1

1
1
1
1

1
1

1
1

2
--

12
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Question III
What changes would you make in Kalamazoo in the next 5, 10,
or 15 years?

Downtown Improvements
The survey indicated that this item received the highest
response to this question.
Reference to downtown improve
ment took into account improving and expanding the
Kalamazoo Mall, adding a variety of stores and con
centrating development of housing for people who work
downtown.
Land Use, Appearance, Zoning
The survey indicated that people expressed an interest
in neighborhood improvement, preservation of old homes
where possible, getting rid of deteriorating buildings,
controlling commercial and industrial expansion and civic
pride.
More Parks, Playgrounds, Open Space
This item refers to the physical environment as opposed
to recreation; three buffers between zones; specific
references to more swimming facilities and improvement
of Spring Valley Lake.

Street Repairs
Comments were made in reference to the condition of streets
and to improving unpaved streets.
Housing
People expressed a need for more housing assistance, low
income housing and better housing.
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Table 10
Responses by Census Tract to OCP Survey Question III

Census Tracts

Categories
12
4
Downtown Improvements
Land Use, Appearance,
Zoning
4
2
More Parks, Playgrounds
Street Repairs
Housing
1
Lower Taxes
2
Improve Traffic Patterns
2
Improve School System
2
Recreation - Children,
Teens-Young Adult
Pollution Control
1
Better Human Relations
3
Better Crime Prevention
Change Busing, Neighbor
hood Busing
Northside Improvement
1
No Change
Improve City Government
1
Help for Senior Citizens
Stay Same Size
3
Civic Center, Pro
2
Parking
2
Improved Mass Transit
3
Better Job Opportunities
Improve Shopping, Neigh
borhood
Bike Path Extension
1
Improve Medical Services
More Industry, Business
1
Improve Train Crossings
Cost of Living
1
Inter-gov_'tal coope r a t i o n !
Less New Business, Ind.,
1
Improved Intercity Trans. 1
Civic Center, Con
Miscellaneous
3
No Response
Don't Know, Doesn't Matter
Census Tract Totals

42

Totals

16.01

16.02

17.01

2

8

5

19

3
1
1

4
2
3
1

7
3
3
3
4
3
3
1
1
1
2
2

18
8
7
5
9
6
6
1
2
5
6
4

1
1
2
2
3
3
2

1
3
3
5
5
6
5
2
5
0
2

3
1
1
1
3
1
2
1
1
1
2

1

1

2
2
1
1
1
1

1
1

2

23

27

60
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1
1
2
0
1
2
3
2
0
5
0
0
152
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Question IV
How do you feel - pro or con about the environment of
Kalamazoo?
Citizens of Kalamazoo feel the environment is good.
More than half of the respondents felt it was satisfactory
or better.
One hundred forty people felt it was good and
another ten said ’’excellent".
Many felt that there still
is need for improvement and for pollution control even
though the environment in Kalamazoo is better than most
cities of comparable size.
Almost one-fourth of the respondents mentioned some
form of pollution which should be remedied, especially
water, air, industrial pollution, and litter.
Some
mentioned the need for controlling noise.
Citizens like the parks and open spaces, but several
indicated the desire to see them expanded and improved.
Most citizens desire a clean, healthy environment
and would favor controls to achieve it, as well as
encouraging individuals to do all possible to preserve
the environment.
Several respondents discussed the social environment
in the city.
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Table 11
Responses by Census Tract to OCP Survey Question IV

Categories

Census Tracts
12

Good
Pollution
Water
Air
Industry
Litter
Noise
Satisfactory
Needs Improvement
Zoning, Hous. Appear.
Pollution Control
Parks, Improve, Expand
City Services
Excellent
Human Relations, Imp.
Traffic Patterns
Road Repair
Parks, Approve Existing
Civic Pride
Poor
Safet, Improve
Human Relations, Okay
Recreation for Teens
Recreation for Children
Pollution Control,
Against
Northside Improvement
Safety, Okay
Miscellaneous
No Response
Don't Know, Don't Care
Census Tract Totals

7

16.01

16.02

17.01

Totals

5

3

7

22
17

1
1
2

4
2
2
1
1
3
4
2
2

1
1
2
2
3
2
2
2
4
2

1
2
1
4

1
1

2
2
2

2
1

1
2
1

2
1
1

1
4

1

3
1

30

16

20

39
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7
7
9
5
3
4
6
4
0
2
0
2
0
2
3
0
1
1
1
0
8
1
0
105

CHAPTER III
EVALUATION OF NEIGHBORHOOD OPINIONS
The typical resident of the Oakland Drive study area,
the normal householder, has certain privileges in our study
of our neighborhood.

He resides therein, pays his taxes,

and supports the local economy and social functions.

To

obtain his input, 200 sample points were selected through
out the neighborhood.

A questionnaire was prepared by

this author, ready for distribution.

The data so col

lected could then be correlated with 1970 census data to
evaluate the neighborhood.

The accompanying map

illustrates the sample points selected on a random dot
basis.

A random dot pattern was superimposed over the

neighborhood map.

These dots which happened to fall on

vacant areas were redistributed to adjacent populated
areas on a random basis

(Figure 8).

It was determined from the 1970 census that approx
imately 2,600 households are located in the neighbor
hood area.

From this number of households the 200 sample

points produces a confidence level of 90%."^

After the

sample points were randomly located within the developed
portion of the study area the interviews were begun.

The

resident of the home nearest the sample point was interviewed
The accompanying questionnaire form was used for this purpose
. 41
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The author conducted the survey personally.

He drove or

walked in the study area in conducting the interviews.

He

was always well dressed, neat in appearance, carrying
only a clipboard with questionnaire forms.

The respondents

were not told the purpose of the questionnaire, other than
that it was a study of community attitudes whose purpose
was to promote a better understanding of the sample area.
Those responding were not informed of the boundaries of
the sample area.

The author purposefully did not answer

questions regarding the questionnaire,
meaning.

its content or

This was to promote a common base to all respon

dents, so no one individual or group gained from talking
to the author conducting the survey.

The author deliber

ately avoided households in the neighborhood where he
knew the residents on a personal basis.

This was to

prevent the common bond of conversation that would
develop.
During the initial sampling period, a problem became
apparent to the author regarding the phrasing of one of
the questions on the questionnaire.

The question "Do

your children go to the neighborhood school?", was
difficult from two points.

First, many of the respondents

were older, and had no children in school.

For this

group the author asked if their children had gone to
public or private school, when they were in school.

Reproduced with permission of the copyright owner. Further reproduction prohibited without permission.

The

second difficulty was more complex.

The original question

had been framed to determine if the children attended
public (tax supported), or private (tuition supported),
schools.

However, with the integration of schools, the

children may attend public schools which meet at the
neighborhood school and are bused to another location.
The problem disappeared once the author made the
distinction clear to all respondents when asking the
question.
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NEIGHBORHOOD ATTITUDE SURVEY
QUESTIONNAIRE
How long have you lived at your present location? ______
Where did you live before? _______________________________
Why did you move here? School __

Recreation

Location

Would you move here again having lived here and knowing the
neighborhood? _____ Why?______________________________________
Are there any reasons why you dislike this location?
Does the quality of adjacent neighborhoods bother you?
Do your children go to the neighborhood school? Yes
What is your education?

No__

Jr. H.S. ___________ H.S._________
Bachelor __________ Masters _____

What is your approximate age? ______________________________
Do you consider yourself a: Liberal______ Conservative____
Democrat_____ Republican______
In which of the income ranges do you belong?
Less than
Less than
Less than

$3,200
$6,000
$8,000

Less than $10,000
Less than
Less than $12,000___ Less than
Less than $15,000
More than

$20,000_
$25,000_
$25,000_

Do you feel welfare and poverty programs are good for the
U.S.?__________________________________________________________
Do you personally know anyone receiving aid through one of
these programs? ______________________________________________
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Neighborhood Attitude Survey Questionnaire Continued
What things could make the greatest improvements in your
life style?
Home Improvements________

Neighborhood Improvements____

Yard Improvements________

Lower Government Taxes_______

Improved Recreation______

Improve Government Taxes_____

Others

Do you support any citizen organization for the improvement
of your City?__________________________________________________
Do you have any further comments about likes or dislikes of
this area?
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In the majority of those households, one individual
answered the questions.

In perhaps 20% of the cases, both

husband and wife responded jointly.

When this occurred,

the recorded responses were mutually agreed upon by the
couple.

There were some households which did not wish to

respond to the questionnaire.

In these cases, the author

merely went to the next nearest household.
That the author was well received by residents during
the survey can be attributed to two factors as enumerated
below:
(1)

the responses to the questionnaire could be
completed in several m inutes, and

(2)

the author was well dressed and always intro
duced himself to the person answering the door.
In no case did the sampler immediately pull out the

clipboard and attached questionnaires, or begin to fire
questions at the respondent.

The clipboard was mostly

kept out of sight, either behind the back, or leaned against
the house until the potential respondent accepted the p re
sence of the sampler.

The interview would begin with an

introduction, the interviewer's name, then a few comments
on the respondent's house, car, garden, with a compliment.
The purpose of the visit was then explained, the question
naire introduced, and the author would always exhibit a
genuine interest in the area as the basis for the sample.
In some instances the author stated that he lived in the

Reproduced with permission of the copyright owner. Further reproduction prohibited without permission.

48

area.

He would tell the potential respondent he was

interested in their opinions, to see if together we could
help improve the status of area through mutual concerns
over common interest.

At some households the author

mentioned his membership in Community Development Advisory
Committee and the Oakland Drive Association.

This s o m e 

times helped put people at ease and free their concern to
the questions of genuine regard.

It was observed by the

author during his gathering of field information that to
get the potential respondents involved in the activity of
the questionnaire he had to build a mutual trust between
himself and the person(s) being interviewed.

Involvement

was based on the author’s ability to understand people
and their emotions in many of the sample cases.
In some instances, two or three individuals backed
off when the clipboard and questionnaire were produced.
Most of these persons were willing to discuss the question
naire as long as no answers were recorded on the paper.
At these times, the author immediately completed the
questionnaire as soon as he left the household.

The

discussion with the respondent was the basis for the
response recorded.
The questionnaires were filled out by the author for
several reasons.

The author’s handwriting is clear to

him, and if the responses were found to be incorrectly
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recorded the error was easily corrected.

None of the

respondents objected to this method of sampling.
The most troublesome question was the first, "How
long have you lived at your present location?"
ple had to figure the number of years.

Most p e o 

A few couldn’t

remember the exact number of years and needed a little
helpful prompting, such as asking the year they moved
into their house.
question.

The answers flowed once past the initial

In evaluating the difficulty with the first

question, it appears there were two logical reasons why
the difficulty existed:

(1) the fact that it was the

initial question; and (2) that people tend to lose sense
of time.

What may seem like only a few years ago to a

man of seventy may be in f a c t , fifteen y e a r s .
The following summary questionnaire shows the
tabulated results of the survey on the attitude survey
questionnaire form (Tables 12 and 13).

The correlation

table presents the same data in table form.

On both of

these exhibits you will note that the results of many
questions do not total 200 or the total number of sample
points.

This is due to the fact that some respondents

did not provide answers to all questions.
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Table 12
Neighborhood Attitude Survey Results

Question Response

Total Responses

mean

Residence at Location
Lived Out of Town Previously

6.9 years
90

Lived In Town Previously

108

Moved to Study Area for Schools
Moved to Study Area for Recreation
Moved to Study Area for Location

37
19
144

Would You Move Here Again?

Yes
No

135
63

Reasons You Dislike the Area Yes
No

119
79

Quality of Neighborhood
Bothersome
Children Attend Neighbor
hood School?

Yes
No

100
99

Yes
No
No Children

104
67
29
29
58
75
38

Education - Junior High School
High School
Bachelor
Masters
Respondents Mean Age
Liberal
Conservative
Democrat
Republican

mean

41.7
40
29
63
65

This data obtained by survey of Oakland Drive Neighbor
hood during months of August, September and October 1973.
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Table 13
Neighborhood Attitude Survey Results

Question Response

Income
Income
Income
Income
Income
Income
Income
Income
Income

less than
$ 3,201 to
$ 6,001 to
$ 8,001 to
$10,001 to
$12,001 to
$15,001 to
$20,001 to
more than

Total Responses

$ 3,200
$ 6,000
$ 8,000
$10,000
$12,000
$15,000
$20,000
$25,000
$25,000

6
10
10
37
37
27
19
38
16

Welfare Good for U.S.?

Yes
.No

108
90

Know Persons on Welfare?

Yes
No

106
92

Which makes the greatest
improvement to your life :
style?
Home Improvements
Yard Improvements
Lower Taxes
Better Government Service
Neighborhood Improvement
Improved Recreation

265
46
297
642
291
259

Do you Support Citizen
Organizations?

Yes
No

141
58

Further Comments

Yes
No

71
128

This data obtained by survey of Oakland Drive Neighbor
hood during months of August, September and October 1973.
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CHAPTER IV
COMMUNITY ATTITUDE DATA ANALYSIS
In the previous chapters of this paper two sources
of citizen attitudes were enumerated, as well as two
comparisons of the socio-economic composition of the
study area.

These sources are represented by the 1970

Census Data, the author's survey of the study area, and
the City Planning Department's Survey of the City of
Kalamazoo.

The evaluation and comparison between the

data sources bring to light.a better understanding of
attitudes of residents in the study area.

This process

will aid in the formulation of the neighborhood plan.
The basis of a sound neighborhood-oriented plan is clear
and strong citizen input and participation in the
planning process.
The Census data presented in this paper indicate
that the study area is predominately a white uppermiddle class area, with both income and housing value
about the median for the City of Kalamazoo.

The population

breakdown by age represented a significantly higher number
of middle age persons in the age group 35 to 50, which is
typical of the family oriented neighborhood.

Of the

2,582 households in the study area, 2,179 or 85% were
those with families.

The median years of school
52
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completed for the neighborhood was 14.0 years.

The area

labor force is composed predominately of professionals
and administrators.
The white collar percentage is over 68%.

The median

income in the area was $14,098 in 1970, while the mean
income was $17,697.

The percent of poverty recorded in

the 1970 census was 2.6.

Only 40 of the 2,582 house

holds or 1.6% were renter-occupied, with a mean value
per rental housing unit of $13,050.

The median price

asked for sale cf homes in 1969 was $29,600.
rent asked was $118.00.
unit was $23,392.

The median

The median value per housing

The number of dwelling units per

structure was 89% single family, only 8% multiple family
of 4 or more units.

More than 50% of the housing units

in the area were built since 1950, and approximately
45% of the families in the study area occupied their
home after 1965, or within the last eight years.
Table 14 shows a comparison between the 1970 Census
Data and the sample survey of the study taken by the
author.

It provides a simple means to check the validity

of the survey data collected regarding the categories
shown.

The illustration in no way indicates a total

agreement between the two data s ources, in particular
those categories of a dissimilar nature.
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Table 14
Comparison Between Census and Survey Data

Data Category
Median Income
Median Age
Median Education
% Families in Poverty

1970 Census
$14,098.00
35-44 yrs
14 yrs
2.6

Survey

Comparison

$14,726.00
41.7 yrs
14.06 yrs
8

Strong
Strong
Strong
Question
able

Table 14 exhibits strong agreement between the two
data sources in the categories of income, age, and educa
tion.

These are all good indicators of attitudes, since

the formation of a particular attitude is relative to one's
position in the socio-economic community.

This analysis

tends to lend credence to the neighborhood survey con
ducted as part of this study.
Table 15 depicts the relative agreement between the
two community attitude sources, the author's survey and
that of the Office of City Planning.

The category titles

listed herein do not necessarily correspond exactly between
the two sources.
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Table 15
Comparison Between Community Attitude Survey

Difference

Data Category

OCP

Survey

Like Area
Dislike Area
Need More Improve
ment in Government
Services
Need Improved
Recreation
Want Lower Taxes
Home Appearance

57%
43%

61%
39%

4%
4%

33%

32%

1%

19%
26%
29%

13%
25%
16%

6%
1%
13%

The overall similarity in the results of the two
studies points to the basic and continuing attitudes of
the residents of the Oakland Drive Neighborhood.
Attitude of the Study Area
The study area neighborhood's characteristics features
are many.

As indicated on the previous Community Attitudes

Survey 1, on the question, "How do you feel about the
Environment of Kalamazoo?" the Oakland Drive Neighborhood
illustrated strong responses in the categories of zoning,
planning, appearance, p a r k s , and city services.

Less con

cern was shown for pollution, in particular the categories
"industrial" and "litter".

These responses are in agree

ment with a single family neighborhood.

The strongest
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attribute of the Oakland Drive Neighborhood is its p r e 
dominate single family character, 89% by the 1970 Census
Data.
The tree-lined streets and avenues of the area, with
rolling terrain as described earlier on.the U.S.G.S. map
included in this study, have made this area very desirable
for single-family residential development.
and abundant open space serve the area.

Adequate parks

Absolutely no

industrial activity has been recorded in the study area.
The arterial streets which serve the area are not widened
barren thoroughfares offering only access.

They are

relatively narrow and poorly designed by today's standard
of engineering excellence.

They are by today's standards,

satisfactory as traffic movers.

Perhaps their primary

function of movement could be improved to move people
through the area more rapidly.

However, this would

destroy the character of the area and its uniqueness of
providing an enjoyable automobile experience.

The one

remaining attractive entrance to the core area, the heart
of Kalamazoo, is along Oakland Drive.

This is undoubtedly

a reason certain people locate in the area, and certainly
a reason many people travel the street.
Kalamazoo.

It is unique in

A respondent to the author's survey remarked

that "Oakland Drive is the way all major streets should
be arranged, and was the way most of them were in Kalamazoo
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prior to World War One".

Nostalgia is the feeling he was

describing, and this was only one of many who made com
ments regarding the sentimentality of the Oakland Drive
Neighborhood.

Persons remarking that they drive down

Oakland to look at the old homes, illustrates the
attribute of well kept older homes; homes which were
built when materials were not scarce of expensive; when
a wood craftsman took pride in his work and when a home
designer had never heard the word ranchhouse.
The Oakland Drive Neighborhood has a strong sense
of community pride, particularly for the neighborhood,
but also for the City of Kalamazoo as a whole.

The

creation of the Oakland Drive Association, with its
slogan of "dedicated to viable urban living through
neighborhood participation", is the perfect illustration
of the interest, responsibility, and pride the residents
show.

12

They care enough to make an effort in their

neighborhood toward improvement, as the residents want it.
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PART TWO

THE NEIGHBORHOOD PLAN
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CHAPTER V
NEIGHBORHOOD GOALS
The goal statement contained in this paper was p r e 
pared by the author in conjunction with the Oakland Drive
Association and adopted by the Board of Directors of the
Association as representing its concerns for the future
of the neighborhood area.

The author of this paper has

maintained a close working relationship with the Oakland
Drive Association throughout the preparation of this
study.
The goal statement included herein focuses on the
future environment of the Oakland Drive Neighborhood.
The goal statement embodies the neighborhood’s stated
desires, as well as the wishes of the Association’s
Board of Directors.

The goal statement enumerated in

the following text is comprised of three levels of con
sideration:
(1)

the goal as a broad statement with long range ends;

(2)

the policy of objective levels deal with specific
details of implementing the goal; and

(3)

the action oriented statement outlines a very de 
tailed program of action derived to implement a
particular policy and ultimately work toward the
realization of the stated goal.
59
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GOAL NO. 1.

PRESERVE AND ENHANCE THE NEIGHBORHOOD LIVING
CONCEPT IN THE AREA CONTIGUOUS TO OAKLAND
DRIVE

The area is primarily one of single-family residences
along Oakland Drive from Michigan Avenue south to the
Kalamazoo city limits.

It embodies the neighborhood con

cept of a collector street serving a residential area
with recreational, educational, and limited social service
commercial establishments providing for the needs of the
residents.

The Oakland Drive Neighborhood personifies

this in its composition.

To continue to enjoy the attri

butes of living in this type of environment is the wish of
the Oakland Drive Neighborhood households.

The following

policies have been created to implement this goal.
(1)

Improve the present surface of Oakland Drive at its
existing width.

(2)

Develop alternative routes to alleviate the traffic
volumes generated beyond the neighborhood from the
Oakland Drive Route.

(3)

Establish limited facility recreation areas through
out the neighborhood which all citizens can utilize.

(4)

Encourage decreases in accidents along the streets
by increased police activity and traffic signage
control.

(5)

Promote neighborhood functions, which all residents
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may attend, such as block parties, sports events,
improvement projects, etc.
GOAL NO. 2.

PROTECT THE NATURAL BEAUTY OF THE OAKLAND
DRIVE ENVIRONMENT

Oakland Drive is in one of the City of Kalamazoo^s
highest valued residential areas.

13

The present environ

ment of Oakland Drive is single-family residential situated
on varying lot sizes, with compatible architecture and
unique house placement on heavily landscaped lots.
is close to the Oakland Drive Neighborhood.

Nature

The tree-

lined streets are reminiscent of the typical turn-of-the
century residential street, which has all but vanished
from our landscape today.

The well developed foliage is

accentuated by flowering plants and glimpses of water,
along the meandering path of Oakland Drive.

This setting

must be preserved for future residents of the area and
protected from encroachments by higher intensity uses on
the landscape.

To accomplish this goal, the following

policies have been recommended.
(1)

Encourage neighborhood beautification projects,
sponsored by both public and private sources.

(2)

Restrict the wanton destruction of the natural foliage
along the public rights-of-way in the neighborhood
by resolution, petition, or necessary legal action.
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(3)

Encourage all public utilities to be placed under
ground wherever possible.

GOAL NO. 3.

INFORM ALL NEIGHBORHOOD RESIDENTS, CITIZENS
OF KALAMAZOO, AND ITS PUBLIC OFFICIALS OF
ISSUES CONCERNING THE OAKLAND DRIVE NEIGH
BORHOOD

The essence of any issue is its dissemination to the
supporting population base of the neighborhood.

The citi

zens and residents of the Oakland Drive Neighborhood and
the City of Kalamazoo not only have a need to know; it is
their constitutional right to be informed of events.

The

public should decide, whether in open forum or by represent
ation, actions which promote lasting consequence and sig
nificance on the property and their daily lives.

It is

only by reciprocal communication that an issue can be
brought to solution acceptable to all concerned.

The fol

lowing policies have been formulated to implement this
goal.
(1)

Provide an open forum for discussion of issues affect
ing the Oakland Drive Neighborhood through the
Association meetings.

(2)

Provide information on area issues to neighborhood
residents via mail, telephone, or other public media.

(3)

Advise the public officials of the City of Kalamazoo
and Kalamazoo County of the concerns of the Oakland
Drive Association.
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(4)

Encourage residents of the Oakland Drive area and
Association members to actively participate in citizen
advisory committees and public organizations to m a i n 
tain continuing knowledge of the issues which may
affect the Oakland Drive Neighborhood.
The action oriented statements should be an outgrowth

of this goal statement.

The action statements will be sub

ject to constant revision as certain actions are completed
and new actions necessitated.

They are not listed with

the goals and policies because they apply to more than one
given goal or policy.

The following actions are not a

direct part of the "Goal Statement" but resultant from it.
Because of changes in the actions at given time sequences,
they should not be incorporated as an integral portion of
the goal statement.

Actions
(1)

Conduct a mass mailing/distribution to the neighbor
hood informing all the residents of the formation of
the Oakland Drive Association and ask for their
support and membership.

(2)

Inform all Oakland Drive Association members of all
public committees on which they could serve.

(3)

The Oakland Drive Association will sponsor neighbor
hood social functions as either money raisers or
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establish a common ground for building identity
(eg. bake sale, dance, kids' carnival, car wash, sell
flowering plants).
(4)

Write Michigan Department of State Highways and Trans
portation (MDSH§T) asking that signs on 1-94 directing
traffic to Kalamazoo College and Western Michigan
University be changed to reroute traffic to Stadium
Drive since it has existing four lanes; send carbon
copies to all our state representatives, local MDSH§T
office, MDSH^T Planning Section, and MDSH$T head.

(5)

Contact environmental groups, stating the goals to
retain foliage and ask their support

(eg. Environmental

Concerns Commission and the Nature Center).
(6)

Contact local businesses within Oakland Drive Neighbor
hood, state the Oakland Drive Association's purpose
and ask their support in sponsoring contributions,
signs in windows advertising events and endorse
ment of our goals.

(7)

Work toward having a right-of-way on Oakland Drive
declared a bike route connecting Lovell Street,
Western Michigan University campus, Kalamazoo College,
with Allen Outpost, Woods Lake Park, countryside, and
Western Michigan University properties and reserves.
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(8 )

Gather data for the plan from available city and/or
county agencies, Bureau of Census, Upjohn Institute,
and Police Department.

Recruit volunteers to follow

up on the legwork and collect data.

(9)

Conduct random systematic samples of traffic volumes
on Oakland Drive and at the point it accesses the
City of Kalamazoo to determine what percent of p r e 
sent volume on Oakland Drive is generated from the
Oakland Drive Neighborhood.

(10)

Write our state and federal representatives, inform
ing them of Oakland Drive Association’s creation,
goals, and its' grassroot politic concept and ask
for their support.

(11)

Prepare a comprehensive planning analysis, with a
resultant development plan for the Oakland Drive
Neighborhood based on physical environment, p o p 
ulation, economy, land use, transportation, com
munity facilities

(schools, parks, churches) and

utilities.

(12)

Send a copy of the plan to each member of the city
commission.

(13)

Contact other citizen neighborhood groups and the
Citizen Development Advisory Committee with infor
mation letter of Oakland Drive Association and
include a copy of the plan.
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(14)

Send a copy of the plan to all state and federal
representatives.
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CHAPTER VI
FUTURE REQUIREMENTS
Land Use and Population
There are significant areas of vacant land avail
able for development in the Oakland Drive Neighborhood
Some of the lands so classed are viable public lands,
but this category of land has traditionally been
introduced to the land sales market.

Therefore, our

enumeration of vacant developable land considers all
lands in the study area (Table 16).

The total acreage

within the study area is estimated at 3,002 acres
(based on a planimeter measurement of a 1:12,000 scale
map of the study area) or an area of 4.69 square miles
Table 16
Vacant Developable Land in the Study Area

Classification

Acres

Developed Acres
Undeveloped Acres

1,922
1,080

a. developable
b. undevelopable

600
420
3,002

Total Acres

67
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The surface water area, a total of 226 acres, is
included in the previous categories, based on how the
adjacent land is now used.

These acreages were deter

mined by planimeter measurement of the water areas.
The developed acreage was obtained from the U.S.G.S.
quadrangles, the 1967 Land Use of the City of Kalamazoo,
and the author's familiarity with the study area.

The

undeveloped areas were enumerated from the same sources
as stated above in addition to the Kalamazoo County
Physical Resource Report and the 1920 U.S.G.S. Soils
Classification and Analysis of Kalamazoo County.
The function of determining the development poten
tial of the 660 developable acres is the density of
future development.

For planning purposes, density is

normally expressed in forms of persons per acre.

Assuming

the 1970 Census figure of 3.1 persons per household for
owner-occupied units in the City of Kalamazoo, the ranges
of densities for future development of the study area
during the twenty year planning period are summarized in
Tables 17 and 18.
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Table 17
Densities for Future Development

- Persons Per Acre

Persons/per
Household

Population

Households

Acres

3.1
3.1
3.1
3.1
3.1
3.1
3.1

6,600
9,900
11,800
14,520
18,480
23,760
29,040

2,129
3,194
3,832
4,684
5,961
7,665
9,368

660
660
660
660
660
660
660

Density
Persons/Acre
10
15
18
22
28
36
44

Table 18
Densities for Future Development - Households Per Acre

Persons/per
Household

Households

Acre s

3.1
3.1
3.1
3.1
3.1
3.1
3.1

2,129
3,194
3,832
4,684
5,961
7,665
9,368

660
660
660
660
660
660
660

Density
Households/Acre

3.23
4.84
5.81
7.10
9.03
11.61
15.61

The present development density on the landscape of
the study area is 8,100 persons on 1,922 acres.

This

amounts to 4.22 persons per acre or 1.34 households per
acre.

If we project this density of development on the
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660 acres of developable land, it is estimated that the
land will accommodate 2,785 persons or 884 households.
It must be remembered the present development density
has been based on the past use of land resources.
large lots exist in the study area.

Many

The continuation

of this lot size trend is questionable in future develop
ment because of density requirements placed on the land
scape.

Also the current development density included in

the 4.22 persons per acre comprise all the developed
lands, not just residential, but all public and commercial
land.

It probably even includes some marginally unusable

land attached to existing developed properties.

Even

though this density is reasonable in the study area,
we cannot assume new development will occur at this
density for the following reasons.
(1)

Single-family large lot development is rapidly
becoming economically feasible only for the
affluent minority of society

(2)

The acreage of public land use will probably not
increase in the study area.

(3)

It was previously established as illogical to
assume all publicly owned land in the neighbor
hood will be available for development.

(4)

The density of 4.22 persons per acre includes the
present commercial acreage which could accommodate
future residential growth.
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(5)

Current development trends and family sizes indicate
more multiple family development in future years.
Therefore, if we assume (1) a middle level density

of 18 persons per acre and (2) that only 65% of the
available land for development is actually utilized during
the next twenty years, our 1995 study area population
estimate would increase by 7,722 persons, or 2,491
households.

These figures were derived by the following

calculations:
660 developable acres X .65 actually developed =
429 acres developed by 1994
429 acres developed X 18 persons/acre = 7,722 persons
7,722 additional persons in 1994 t 3.1 persons/house
hold = 2,491 additional households in 1994
This means that 430 of 660 developable acres are
being considered for future development within the study
area.

The land use classifications which will comprise

the 430 acres are single-family residential, multiplefamily residential, and possibly some limited commercial
development.

Based on the present land use configuration

of the study area, the 430 acres could be expected to
develop as:

330 acres single-family residential
125 acres multiple-family residential
5 acres limited commercial
430 Total Developed Acres 1974-1995
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Transportation
In using this land area and population as a basis,
we can analyze the future neighborhood needs.

The future

transportation requirements of the neighborhood will be
principally situated in the western portion of the study
area.

It is in this area that the 430 acres of future

development will occur, because this is where the vacant
land is located.

Because of the anticipated development

west of Parkview Hills to Twelfth Street, the increase in
capacity of the Twelfth Street right-of-way is now being
improved between Stadium Drive and West Main to the North.
It needs widening and reconstruction south of Stadium to
Centre Street.

Because the Michigan Department of State

Highways and Transportation will not permit an interchange
at Twelfth Street and U.S. 131, it will be necessary to
construct an overpass at U.S. 131.

The improvement of

Twelfth Street will provide the north-south mobility to
the western portion of the metropolitan area.

The Twelfth

Street - Drake Road continuium is substantially undeveloped
at this time.

It can serve as a major arterial street,

much like Sprinkle Road on the east of the metropolitan
area, without considerable redevelopment of existing
properties along the right-of-way.

The metropolitan area

as well as the study area is in need of such a route.
can serve to reduce the existing traffic volumes on
residential streets in the City of Kalamazoo.
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Much of the traffic presently on Oakland Drive o r i g 
inates outside the study area.(Table 19).

This traffic

comes primarily from Portage and along 1-94 and terminates
in the core area of Kalamazoo or at one of the colleges.
This traffic which passes through the neighborhood and
causes congestion on the street would be alleviated by
the construction of Twelfth Street as an alternate
route.

Some resurfacing and maintenance should be p e r 

formed on the Oakland Drive street surface.

This supports

the neighborhood attitude toward Oakland Drive.

The local

street problems in the study area (surfacing, resurfacing,
storm water, speed limits, and enforcement) should be
strongly pursued to better the neighborhood.

However,

the traffic volume on Oakland Drive should be lessened
by providing alternative routes, enforcement, public
education of the available transportation system, and
possibly most significant the provision of a reasonable
level of mass transit to the metropolitan population.
The source of the information contained in Table 19
was gathered by visual observation of northbound traffic
by the author on three consecutive Tuesdays in September,
1973, between the hours of 7:00 a.m. to 8:30 a.m. at the
indicated observation points.
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Table 19
Oakland Drive Traffic Counts

Intersection

Through On
Oakland

Turn Onto
Oakland

Turn Off
Oakland

Traffic
Volume

Kilgore §
Oakland

1,644

73

54

1,663

Whites Road 8
Oakland

1,956

625

126

2,455

Howard §
Oakland

2,804

131

1,024

1,911

Difference

1,160

829

1,204

248

These data indicate that 42% of the traffic volume on
Oakland Drive during this sample was from the Oakland
Drive Neighborhood, and 58% was from beyond the neighbor
hood.
Community Facilities
The increase in population of the study area during
the planning period until 1995 will result in increased
demands for community facilities.

Some expansion of the

existing limited commercial areas will occur at their
present locations in the study area.

The only possible

commercial location which might occur would be in the
western study area around the intersection of the renewed
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Twelfth Street and Parkview.

The improved access via

Twelfth Street and the community level commercial
development scheduled along Twelfth Street at Stadium
may negate additional commercial development in the
western study area.
The increased population, while not a significant
increase in persons per acre, denotes a significant
increase in the overall density of the study area.

In

1974, 8,089 persons resided on the 3,002 acres of the
study area, or 2.7 persons per acre.

The estimated

1995 figures indicate that 15,811 persons will reside
in the study area.

This is represented by 5.3 persons

per acre, or a 96% increase.

It must be remembered

that this analysis assumes that some public lands will
be developed for residential purposes.

If those public

lands were not developed, then the available developable
acres would be approximately 85 acres.

This acreage

would support an additional population of 1,530 persons
or 490 households.

The overall study area density under

these circumstances would be 8,089 and 1,530 = 9,619
persons t 3,002 acres, or 3.2 persons per acre.

This

would represent an increase in overall density of 18%
instead of the 96% discussed earlier.
The Oakland Drive Neighborhood will need added
public facilities by 1995 to not only serve its expanded
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population but to better serve its existing population.
The two areas of greatest need are fire protection and
recreation.

The electric, gas, sanitary sewer, and water

service are capable of accommodating the expanded p o p 
ulation.

The storm drainage provided the area is now

inadequate and needs expansion to handle present and
future storm water flows.

Retention areas located in

low-lying sections throughout the neighborhood should
be encouraged to promote groundwater recharge and eliminate
the point loading impact on the city-wide storm sewer
utility.

The construction of a three or four bay fire

station is planned by the City on Whites Road - Parkview
continuum near its intersection with Oakland Drive.

This

facility would complement the existing station just off
Howard Street - Oakland Drive intersection in providing
a better level of fire protection to the entire southwest
quadrant of the City of Kalamazoo.

The recreation

opportunities now available in the study area are many
and varied as shown on Figure 5.

They attract people

from the surrounding neighborhoods, the adjacent com
munities, as well as residents of the metropolitan areas
into the neighborhood.

However, at the neighborhood and

local recreation level, few of the sections of the Oakland
Drive Neighborhood are provided adequate recreation
opportunities.

This fact is not readily noticeable at
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the present time.

However, when the density of develop

ment increases, much of the open land now utilized in
neighborhoods will be developed.

Since this is recog

nizable today, now is the time to develop additional
neighborhood recreation facilities.

Based on Bureau of

Outdoor Recreation Standards of 1.5 acres of neighbor
hood recreation area per 1,000 people and 1/2 mile
service radius, by 1995 between 4 and 8 new neighbor
hood recreation facilities will be n e e d e d . ^

Some of

these.can be provided by better utilization and staffing
of existing facilities such as schools.

Others will

require the acquisition of new sites to serve certain
portions of the neighborhood.
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CHAPTER VII
TRENDS, PATTERNS, PROBLEMS
The data base presented in this paper is illustra
tive of certain directions that the growth and develop
ment of the Oakland Drive Neighborhood has taken to date.
Certain events effect change on a segment of the study
area, while other happenings may change the entire
neighborhood.

Two current examples of the different

levels of change are (1) the issue of rebuilding and
widening the Oakland Drive street surfaces and (2) the
rezoning of a single-family district to multi-family
zoning.

The first example would effect change on the

character of the entire Oakland Drive Neighborhood.
The second example illustrates an effected change on a
portion of the neighborhood.
As changes occur over time, patterns in land use
and neighborhood development become evident.

By analyz

ing changes and potential change in the study area,
growth trends become evident.

These trends are stated

as conclusive remarks since the data produced the pat
terns under analysis.

The patterns of development in

the study area indicated by the data are as follows.
(1)

The Oakland Drive Area has been a single-family
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neighborhood since its initial development as a p o r 
tion of Kalamazoo Township.
(2)

Oakland Drive has increasing need, because of increas
ed traffic volumes, to be widened to four or more
traffic'lanes.

(3)

The levels of recreation opportunities offered the
neighborhood residents have not appreciably increased
in the last decade.

(4)

The opening of Interstate 94 at the Oakland Drive
exit has placed increased traffic volume on the street,
much of which appears to be unnecessary.

(5)

More than 60% of the traffic volume on Oakland Drive
street surface originates outside the neighborhood
and has a destination outside the neighborhood.

(This

volume passes through the study area, with little
improvement in the neighborhood structure.)
(6)

The threat of multiple family housing development has
been diverted to the fringes of the neighborhood,
away from Oakland Drive.

(7)

The area has an increasing population growth rate,
greater than the City of Kalamazoo as a whole.

(8)

The study area is a stable single-family neighbor
hood.

(9)

The neighborhood has within it the complete spectrum
of population, age, housing value, economic and
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social status.
(10)

The Oakwood sector of the neighborhood has had serious
storm water problems for more than three decades.

(11)

There will be serious threats to the current status
of Parkview Avenue, between Oakland Drive and Twelfth
Street, as the traffic volumes in the area increase.

(12)

The vacant land in the neighborhood will come under
increasing pressure from developers for multi-family
housing as costs of single family construction con
tinue to rise.
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CHAPTER VIII
NEIGHBORHOOD PLANNING PROPOSALS
The basis of any neighborhood planning program is
local citizen support, interest, and activity in imple
menting the program.

In the Oakland Drive Neighborhood

this ingredient exists within the framework of the Oak
land Drive Association.

We have reviewed the data col

lected on the physical environment and the socio-economic
position of the study area.

The information collected

relating to the community attitudes has been presented
and discussed.

It is from these two data sources,

along with the neighborhood goal statement that the
proposed planning program originated.
Several current issues in the city government are
of paramount importance to the future of the neighbor
hood.
(1)

These issues are:
the reconstruction and widening of Oakland Drive
through the study area;

(2)

the development of a community level recreation
facility on Asylum L a k e ;

(3)

the development of public owned lands off Parkview
Avenue to multiple family residential u s e s ; and

(4)

the widening, reconstruction and possible realign
ment of Parkview Avenue from Oakland Drive to Twelfth
Street.
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All of the proposed actions will have a direct effect
on the study area.

While each is stated separately and

conceived separately, together these actions could lead
to the destruction of the neighborhood as it now exists.
Based on similar experiences in America’s urban areas,
particularly in the Kalamazoo Metropolitan Area, these
types of actions encourage and have produced expansive
commercial growth and cumbersome traffic patterns.

One

thing we know for certain of the development of our land
scape is that once it has been committed for a type of
development, any departure from that established pattern
is likely to necessitate lengthy and difficult procedures.
Our South Westnedge strip commercial area, and the develop
ing strips along Stadium Drive and now West Michigan are
indicative of committed development patterns.

Increased

traffic volume created by such development places greater
loads on traffic arteries, thereby necessitating further
expansion of those arteries.

The spiral, once begun, is

difficult to stop since the dangerous precedent has been
set.

The necessary regional

(metropolitan) consequences

had to be considered in this study.

These were identified

as:
(1)

the need to move traffic from point of origin to
point of destination, both within the study area
and beyond the study area;
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(2)

the desirability of the study area neighborhood
environment to attract future development in compe
tition with uther areas;

(3)

the present characteristics of population in the study
area constituting a viable market to attract com
mercial enterprise; and

(4)

the major traffic generators either within the study
area, or close proximity to it.
After reviewing the data collected, and following a

meeting with the residents of the area, a series of plan
ning program proposals enumerating alternative land use
potentials were prepared.

These included the following

alternative planning program approaches.
Cl)

A Laissez Faire Concept:

This proposal is predicated

on allowing the future of the neighborhood to develop
without any control of land use, zoning, density or
traffic patterns in the area.

Decisions would be

made on a random individual basis, with no overall
guidelines to provide continuity.
(2)

Lineal Concept:

The redevelopment of the Oakland

Drive street length to the pre-1920 period when
pedestrian, bicycle, and other non-auto transportation
forms were dominant.

The street function would rein

force the unification of the neighborhood along its
route.
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(3)

Cross Concept:

The intersection of Whites Road -

Parkview Avenue with Oakland Drive would serve as the
focal point, from which all activity would radiate
like a cross, outward along the lengths of the two
thoroughfares.
(4)

Neighborhood Center Concept:

The intersection of

Oakland Drive and Parkview Avenue would be developed
as the neighborhood center; this framework would
focus the entire neighborhood to the intersection area.
(5)

Peripheral Concept:

This proposal would promote

development on the boundaries of the neighborhood.
The neighborhood would be united within the p e r i p h 
eral framework.

The alternative finally selected combines 2, 3, and
4 above.

This allows for maximum realization of the local

goal structure and input of citizens1 views.

The basic

structure of this combined proposal it to build a
stronger visual level of association in the neighborhood.
The crux of the proposal might be likened to the clas
sical crucifix.

Oakland Drive would serve as the main

support leg of the crucifix, with Parkview Avenue - Whites
Road as the cross member.

The neighborhood commercial

center at the intersection of the two streets would serve
as the focal point of the crucifix.
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The intensity of use would radiate from this focal
point along the four axes.

The intensity of use would

range in six categories of intensity of use.

Examples

of each category are presented in Table 20.
Table 20
Proposed Development Intensities of the Neighborhood Plan*

Intensity Level

Land Use Categories

Low A

Agricultural, recreation public
open space, semi-public

B

Single family residential, rec
reation open space at 2 DU/acre
or less public

C

Single family § 2 family resi
dential at public 4 DU/acre or
less

D (PUD)

Residential at 8 DU/acre or
less public, recreation, c om
mercial convenience

E (PUD)

Residential at 8 DU/acre or
more public, recreation, neigh
borhood service

High H

Public, limited community ser
vice, service neighborhoods §
convenience commercial

DU - Dwelling Unit
PUD - Planned Unit Development
*
See Figure 9 for location of planning district intensity
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The PUD classification (Planned Unit Development)
would apply to any new development or redevelopment of
2 acres or more in size.

This requirement would also

apply to any development in the D and E intensity levels.
The basis of the PUD classification is the flexibility
it allows for site development while restricting the over
all density to that of a particular intensity level.
Figure 9 illustrates how the intensity levels would be
applied to the landscape of the study area.
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CHAPTER IX
PLAN IMPLEMENTATION
There are two primary issues relating to imple
mentation:

the Oakland Drive thoroughfare which is

the principal focus of the neighborhood; and land use
controls requiring future actions to meet minimum stand
ards as set forth in development guidelines.

Therefore,

the following measures have been developed pertaining
either to (1) Oakland Drive or (2) to land use con
trols.

It is recommended that the implementation m e a 

sures enumerated here and in the goal statement be
carried out by the Oakland Drive Association and the
City of Kalamazoo,
Oakland Drive Proposals
(1)

Conduct detailed traffic counts at the following
major intersections to determine exactly what p e r 
cent of the traffic volume on Oakland Drive o r i g 
inates outside the neighborhood:and the City of
Kalamazoo.
(a)

Kilgore Road and Oakland Drive

(b)

Whites Road - Parkview Avenue and Oakland Drive

(c)

Howard Street and Oakland Drive

(d)

Parkview Avenue and Twelfth Street

88
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(2)

(e)

Howard Street and Crosstown Parkway

(f)

Howard Street and Stadium Drive

(g)

Bronson Boulevard and Whites Road

(h)

Bronson Boulevard and Kilgore Road

Determine the future classification of Parkview
Avenue, and prepare a micro-design analysis for
its future development area.

(3)

Encourage expanded utilization of public trans
portation to conserve the available energy and
decrease traffic volumes:

(4)

(a)

provide better cross connections in rou t i n g , and

(b)

provide metro area service in scheduling

Develop the present Twelfth Street right-of-way
into a loop road for the western metropolitan area:
(a)

four lanes with median

(b)

from Centre Street to U.S. 131 Businessloop

(c)

access U.S. 131 at Business

Loop and south

of Parkview, and
(d)

micro-design analysis of entire route
Land Use Controls

(1)

Prepare a workable program to rehabilitate and u p 
grade housing in sections of the
(a)

neighborhood:

evaluate an urban homestead policy,

Reproduced with permission of the copyright owner. Further reproduction prohibited without permission.

(2)

(b)

provide for storm water runoff, and

(c)

provide adequate streets.

Adopt the principle of density zoning along the
lines of intensity of land use outlined in
Chapter VIII.

(3)

Develop local citizen association with their
environment by creating pride in their local
landscape.

(4)

Utilize the planned unit development concept for
new or redevelopment of significant consequence
to the neighborhood area.

(5)

Prepare detail landscape development designs to
function as guidelines for future development in
the area.
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Kalamazoo Metropolitan County Planning Com
mission, Report to the Commission, Physical Resources,
(Indianapolis, Indiana: Schellie Associates,1965)
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2 . Ibid., p . 11.
3.

Ibid., p. 17.

4. Telephone discussion with Mrs. Peterson,
Kalamazoo School Administration Building, concerning
research for this paper, January 15, 1974.
5. Kalamazoo Metropolitan County Planning Com
mission, Physical Resources, p. 16.
6. Environmental Protection Agency Conference,
Wastewater Treatment Facility Planning, Lansing, Michigan,
January 28, 1974.
7.
Kalamazoo Area Transportation Study Com
mittee, Kalamazoo Area Transportation Study, Volume I ,
Michigan Department of State Highways and Transportation,
Lansing, Michigan, 1970, p. 10.
Chapter II
8. Kalamazoo Office of City Planning, "Community
Attitude Survey", City
of Kalamazoo, nodate,
p. 1.
9.

Ibid., p. 1.

10.

Ibid., p. 5.
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11.
Herbert Arkin and Ray Colton, Tables for
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pp. 145-152.
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12.
The Oakland Drive Association, Newsletter,
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November, 1973.
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14.
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Design Criteria, (New York: Van Nostrand Re inhold
Company), 1969, p. 203.
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